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Provincial Policy Context

Provincial Policy Statement (2014) & Growth Plan for the Greater Golden Horseshoe (2017)

< Provincial
yPolicy
Statement

Under the Planning Act

& Ontario

10 years ago the Province introduced policies to protect farmland and greenspace and to shape
how and where we grow.

These policies promote intensification, redevelopment and compact built form, particularly in
areas well served by public transit.

The GTA grows by 100,000 every year, by 2041 the population is forecast to be 9.4 million, that’s

3 million more than today, we need to accommodate these homes in our existing urban areas by
growing up and not out.

Intensifying neighbourhoods supports local amenities like shops and restaurants.

New Growth Plan comes into effect on July 1, 2017

Growth Plan supports mixed-use intensification within built-up urban areas, particularly in
proximity to transit.

The subject site would be considered an “intensification area” (i.e. a focus for accommodating
intensification), given that it is located in the Downtown Toronto “Urban Growth Centre”, which
is to be planned to accommodate a significant share of population and employment growth.

Urban Growth Centres are to be planned to achieve a minimum density target of 400 residents
and jobs per hectare.



City of Toronto Official Plan

Land Use Designations ‘
Neighbourhoods
2 Apartment Neighbourhoods
1 . Mixed Use Areas

Parks and Open Space Areas

* The subject site is designated “Regeneration Areas”

* Regeneration Areas provide for a broad mix of commercial,
residential, light industrial, institutional and live/work uses
in an urban form to revitalize areas that are largely vacant
or underutilized.

Other Open Space Areas
(Including Golf Courses,
Cemeteries, Public Utilities)

o~ WUAW Il A
. Institutional Areas
| . Regeneration Areas

* The King-Spadina Secondary Plan objectives include
attracting new investment to the area and providing for a
mix of compatible uses.
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Height Map

SEENCE =0 WL T = * The subject site is in a contextually appropriate location

T | % ' L t‘_‘gﬁl 10___ __ L‘t | for mixed-use intensification and would fit harmoniously

- _ WolseleySt = 25 om _ 0t 6 2l with other existing and approved buildings in the vicinity.
(71[1] Tmmlmm' HHL[HHU || | | [ - eI | |

P C AR | I e | « Within the West Precinct, there are generally taller

| h HJH’\ buildings located closer to Spadina Avenue and Bathurst

Queen StW_ ”' _ Street (16-19 storeys), with lower buildings located in the

tz 6 ?ﬂﬁ gl ll 3 ﬁ E 2_3J j Bl Lr lﬁjgil ‘ ﬁ | interior of the precinct (12-15 storeys).
6 IJ-TMMJ_H ] ﬂ!Zm} F'Fjjﬁ@- 6 3gzzam.@.— | —

* The proposed building at 52.3 metres is in the range of

0.4.0m) 7 0 [10] | P ; 0 4”m"R approved heights in the vicinity including Fabrik (57.0m),
!f{j n =11 ;;3&,.. 23 ‘19";9 2— f 5 5 Waterworks (53.5m), 543-553 Richmond (49.3m), and
— 2. i | = B & 3 %323 g |- The Harlowe (46.9m).
= = r 5 = . gam_!:len Sty] 0
s B N A 8 15 | . | |
| 4 dn JL:’;}.33 Plyoroung 11 2 6 In relation to the Queen Street West Heritage
= Adelaide StW . N = Conservation District to the north, the proposed height
‘ 4 N w J00R 0 ‘—zﬂ and massing would fall below a 45-degree angular plane
]J 3 E = ‘ Eug el | ali WSH6 || O at a height of 13m along the south side of Queen Street in
=il el o om0 - 11 \ 5 order to maintain sunlight on the northern sidewalk of
EE | ) ElEniE gt |'-‘3"5'“‘ _ - Queen Street during the majority of the day.
{40.1m) -
o 2l o P Wk ;
Kin ©
140 ‘?W” e 1Y NELNE!
.].||ll.m.ﬂm}(29%m}[29%m} [zs%m} ‘ 11 l-t'" Al EE- . [ — @ @-w—':rs : - —'i-!—
LEGEND . | '
[ i )
(o= ] sorrancs o p— -
[rwa] rroose P
— - =
[ s o
-ns-msm.e,s -‘zi:
W |
i ] I
DSW}E‘*SIW SIS — !




520 Richmond Street West :
Original Application Summary
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Summary of Revisions Undertaken:

- 3.0m stepback introduced on Richmond and Augusta
Streets at the top of the 7th floor

- addition of 2 residential storeys

- iIncreased floor to ceiling height of the ground floor for improved
retail space

- relocated loading away from laneway
- significant reconsideration / redesign of building exterior

- embracing Rush Lane (Graffiti Alley) as a neighbourhood
influence

- formalizing and enhancing pedestrian mid-block connections



The Site:
Opportunities + Inspirations
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520 Richmond - looking North







Rush Lane / Graffiti Alley



Rush Lane / Graffiti Alley
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Rush Lane / Graffiti Alley



Rush Lane / Graffiti Alley



Study Area - The Garment District
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Study Area - The Garment District




The Waterworks Development - a ‘““‘game changer”
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The Waterworks Development - a ‘““‘game changer”
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The Waterworks Development - a ““game changer”
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The Design Process:
Precedents + |ldeas



Architectural Precedents - a woven facade



Architectural Precedents - a woven facade



Architectural Precedents - a woven facade
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The Process - design sketches
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The Process - design sketches
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Architectural Precedents - a woven facade
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The Process - design sketches
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Architectural precedent - balcony treatment
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The Process - design sketches
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Elevation detail - base expression



Elevation detail - base expression



The Proposal:
Architectural Drawings
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Elevation detail - upper and lower expression
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Looking West
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FSI density : 10.87
bike parking required: 118
bike parking provided: 141 (excess of 23 spaces)

car parking required: 81
car parking provided: 16 spaces per level (x2) = 32 spaces



Suite Breakdown

Bach
<45sm

Bach
>45sm

1 Bdrm

1 Bdrm
+Den

2 Bdrm

2 Bdrm
+Den

3 Bdrm

Total
Suites

00|00 00| 0O 00|00 0O

10

10

10
10

O OINNINDNNDNDNDNDNDNDNDDNDN

O LT OITO1HO1T|O1T NDNINDNNINDNDNDDNDN

O OINDNINDNDNDNDDNDNDNDNDDNDDNDN

OO0 000000000 0 o|o

O O = 222 a2 NDNINDNDNDNDNDNDN

summary of amenity spaces:

interior amenity required: 236 s.m.
interior amenity provided: 304 s.m.

exterior amenity required: 236 s.m.
exterior amenity provided: 64 s.m.
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June Shadow Studies
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